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Section 31.  South Hillsboro Community Plan  1 

(i) Goals 2 

(A) Implement Hillsboro Vision 2020 through development of a comprehensively 3 
planned land use and circulation system integrated with natural stream corridors 4 
that evokes a sense of small-town living. Express the key themes of Hillsboro’s 5 
Vision 2020 in a new community that reflects the City’s sense of what it means to 6 
be “Hillsboro” by: 7 

(1) Strengthening a Common Sense of Community; 8 

(2) Enhancing All Neighborhoods and Districts; 9 

(3) Preserving the Environment; 10 

(4) Fostering Economic Opportunity; 11 

(5) Expanding Support for and Access to Arts and Cultural Activities; and 12 

(6) Promoting Community Health and Safety.1 13 

(B) Provide a framework for development of a complete community as enunciated by 14 
Hillsboro Vision 2020, the Hillsboro Comprehensive Plan, other relevant City 15 
master plans, and that is consistent with regional and state land use, 16 
transportation, and growth management strategies.  17 

(C) Provide for an increasing regional population while helping to balance the city of 18 
Hillsboro’s and western Washington County’s jobs/housing ratio by developing a 19 
new community that is Complete, Connected and Green. 20 

(ii) General Development Policies 21 

(A) Land Use 22 

Objective: South Hillsboro functions as a complete community serving all 23 
segments of the population when it is fully developed. 24 

(1) Land uses and development patterns within the South Hillsboro Plan Area 25 
(as illustrated in Figure 31-1) shall reflect principles of a “Complete-26 
Connected-Green” community (discussed in further detail in the Appendix 27 
of this section) as follows: 28 

(a) Complete – The community shall have a full spectrum of facilities 29 
and services that address the needs and desires of residents for 30 
health, housing, education, shopping and recreation. 31 

                                                
1
 Hillsboro 2020 Vision and Action Plan, Revised August 2010, pg. 1 - Focus Area Statements 
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(b) Connected – The community shall provide residents and visitors 1 
with a transportation system that provides for all modes of travel 2 
(walking, bicycling, driving and transit), seamlessly connecting 3 
neighborhoods. The community shall provide both new areas and 4 
older neighborhoods to the East and North with access to parks, 5 
trails, open space, shopping and family services. 6 

(c) Green – Development of South Hillsboro shall result in a 7 
sustainable community that incorporates state-of-the-art green 8 
development practices, preserving and improving existing natural 9 
resources and wildlife corridors. 10 

(2) City zones shall be applied in a manner consistent with the general land 11 
uses and development prescribed for South Hillsboro by: 12 

(a) Relevant sections of the Hillsboro Comprehensive Plan (including 13 
but not limited to this section, Figure  31-2 and its Appendix); and,  14 

(b) The zoning strategy illustrated in Figure 31-3, which assumes 15 
ultimate buildout of 95% of the maximum dwelling units allowed 16 
under the depicted zoning designations. 17 

(3) Development within South Hillsboro should be consistent with 18 
development patterns described in Metro’s “Great Community 19 
Characteristics.”2   20 

(4) More intense land uses should be placed along Cornelius Pass Road, 21 
such that: 22 

(a) A “Town Center” is located south of the railway corridor near the 23 
intersection of Cornelius Pass Road and Tualatin Valley Highway, 24 
to include commercial, employment, residential (including 25 
multifamily), mixed-use, civic, and transit center uses with an 26 
associated greenspace system;  27 

(b) A “Village Center” is located along the Cornelius Pass Road 28 
extension south of Butternut Creek, to include commercial and 29 
residential uses with an associated greenspace system, with 30 
connections to nearby residential and institutional uses (e.g., 31 
parks and schools);  32 

(c) Commercial development is confined to the Town and Village 33 
Centers with the exception of small-scale, low-impact commercial 34 
uses such as home occupations or small neighborhood-serving 35 
retail as consistent with the Community Development Code; 36 

(d) Strip commercial development is prohibited; and, 37 

                                                
2
 Metro’s Great Communities are achieved through design of complete communities, ecological systems, optimization of public 

investments, governance, finance, economy, education and workforce development. See also; 
http://www.oregonmetro.gov/index.cfm/go/by.web/id=33638; http://www.oregonmetro.gov/index.cfm/go/by.web/id=30756; and 
http://library.oregonmetro.gov/files/hillsboro_local_aspirations.pdf 

http://www.oregonmetro.gov/index.cfm/go/by.web/id=33638
http://www.oregonmetro.gov/index.cfm/go/by.web/id=30756
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(e) Compact, mixed-use development is encouraged in a way that 1 
utilizes as much of the allowable land capacity as possible, 2 
consistent with Community Development Code provisions in Town 3 
and Village Centers and other higher-density areas. 4 

(5) Overall development density should be compatible with surrounding 5 
planned density. A variety of development densities should be utilized 6 
where: 7 

(a) Higher-density housing is located near the Town and Village 8 
Centers, along Cornelius Pass Road and in other areas identified 9 
on the City’s Zoning and Comprehensive Plan maps and in the 10 
Appendix of this section; 11 

(b) Single-family detached residential units are generally located 12 
farther from the centers, except as specified in the Appendix of 13 
this Section; and 14 

(c) The least dense residential areas are located along the golf 15 
course and rural edges. 16 

(6) Provide flexibility, balanced against financing assumptions, to allow 17 
response to changing demographics, market conditions, and market 18 
demands, through Planned Unit Development review, or via adjustments 19 
and variances adjudicated by staff or the Planning Commission. 20 

(B) Urban Design  21 

Objective: A built environment in South Hillsboro that yields a high-quality built 22 
environment, cohesive community interaction, an involved and active population, 23 
opportunities for recreation and open space, and thriving village and town 24 
centers. 25 

(1) Form & massing 26 

(a) In all areas, development should incorporate design elements that 27 
provide for articulation of building facades, incorporate design 28 
details that create visual interest and result in an attractive, high 29 
quality, human scaled built environment. This objective is 30 
achieved through the following design approaches: 31 

(i) Provide for building façade articulation. 32 

(ii) Ensure that buildings are oriented and connected to the 33 
street by use of windows and entrances facing the street 34 
and direct connections between buildings and the street. 35 

(iii) Provide for ground-level architectural details. 36 

(iv) Use human-scale proportions for buildings facing the street 37 
that promote a safe and compelling pedestrian 38 
environment. 39 
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(v) Create appropriate connections and transitions between 1 
private development and public spaces. 2 

(vi) Utilize high-quality, durable, and attractive materials. 3 

(b) The Town Center and Village Center shall be designed to have a 4 
strong urban character. The Village Center will have less intensive 5 
land uses in terms of the size and scale of development. Specific 6 
design elements in the Town and Village Centers should include: 7 

(i) Setbacks and building heights that establish a sense of 8 
enclosure of the street, create an active street frontage, 9 
and support an urban environment. 10 

(ii) Buildings with prominent and visible primary entrances that 11 
open onto the public street and provide direct access to 12 
commercial spaces. 13 

(iii) Design and placement of doors and windows to provide for 14 
a strong degree of transparency and visual connection that 15 
promotes safety and a sense of interaction between 16 
activities inside and outside of buildings, particularly along 17 
public streets. 18 

(iv) Parking designed to support an inviting pedestrian 19 
environment, with parking areas placed behind or to the 20 
side of buildings. In the Town and Village Centers, 21 
structured parking should be encouraged, designed such 22 
that it is architecturally compatible with surrounding 23 
structures and uses. 24 

(v) Corner buildings designed to include interesting sight lines, 25 
unique or easily recognizable architectural features, and 26 
sufficient building mass or height to anchor and define the 27 
adjacent intersection. 28 

(vi) Protection from the elements consistent with requirements 29 
of the Hillsboro Community Development Code. 30 

(vii) Entrances to buildings accessible to all users. 31 

(viii) Public spaces that include provisions or opportunities for 32 
public art. 33 

(ix) Distinctive landscaping, shade trees, water features, and 34 
street-level seating as contextually appropriate. 35 

(x) Parking areas, mechanical or utility systems, or similar 36 
components of development screened from adjacent 37 
streets to reduce their environmental and vision impacts. 38 
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(c) Residential development shall be designed to facilitate and 1 
encourage connection with the street. Specific design elements for 2 
residential development should include:  3 

(i) Façade treatments that enhance building character and 4 
include porches, balconies, stairs, railings, fascia boards, 5 
and/or trim. 6 

(ii) Buildings that incorporate front-facing windows, porches, 7 
balconies, or stoops. 8 

(iii) Windows and doors placed and designed to reflect the 9 
interior function of spaces, while considering and 10 
respecting privacy of neighboring lots. 11 

(iv) Trim treatments used to highlight wall and door openings 12 
and other architectural features. 13 

(v) Vehicle garages and parking areas oriented behind 14 
buildings and houses, and away from the street where 15 
possible. 16 

(vi) Landscaping used to define property edges without 17 
impeding connection to the street or adjacent properties. 18 

(d) Development along TV Highway and the railroad shall be 19 
appropriately compatible, buffered and screened to minimize 20 
potential conflicts. 21 

(2) Transportation & Connectivity 22 

(a) Create an integrated and unified street and trail network (as 23 
illustrated in Figures 31-4 and 31-5) that supports communities 24 
and places, that connects people to each other and to 25 
destinations, and that attracts and sustains economic activity. 26 

(b) Design transportation networks to maximize transportation choice 27 
among different modes of travel, with an emphasis on providing 28 
effective and robust pedestrian and bicycle connections and 29 
amenities. 30 

(c) Identify where transportation networks overlap, and design these 31 
areas to provide a safe and enjoyable experience for all users 32 
regardless of mode. 33 

(d) Create a gridded block pattern as a means of ensuring a high 34 
degree of connectivity, eliminating out-of-direction travel, and 35 
establishing a street network that is easy and intuitive to navigate. 36 

(e) Design spaces to provide safe, convenient, and comfortable 37 
pedestrian movement by effectively connecting building entries, 38 
open spaces, streets, transit facilities, and parking areas. 39 
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(f) Design areas to ensure that all users, including small children, 1 
older residents and people with physical or cognitive disabilities 2 
can safely and effectively move within and between them. 3 

(3) Natural resources 4 

(a) Integrate natural resources, wildlife habitat, and corridors into 5 
development plans to preserve and enhance their function. 6 
Ensure that urbanization occurs in a way that preserves essential 7 
regional natural systems. 8 

(b) Preserve key view corridors by integrating them into site plans. 9 

(4) Sense of place 10 

(a) Provide opportunities to create informal meeting places such as 11 
plazas, courtyards, other outdoor seating areas or similar facilities 12 
that are encourage social interaction and are welcoming, 13 
comfortable, and enticing for both neighborhood residents and 14 
visitors. 15 

(b) Locate and design public spaces between and adjacent to 16 
buildings to support recreation, social, and/or cultural activities. 17 

(c) Design key intersections (shown in Figure 31-6) as gateways, 18 
through the use of landscaping, public art, or other treatments to 19 
provide a sense of place and entry into South Hillsboro, or where 20 
appropriate, to the City as a whole. 21 

(d) Include wayfinding devices such as directional and street signage, 22 
design features, or other public realm elements to facilitate 23 
navigation and a sense of place in South Hillsboro, while also 24 
integrating the South Hillsboro area into the Citywide wayfinding 25 
program. 26 

(e) Include a range of design characteristics that provide continuity 27 
and connection between individual neighborhoods and reinforce a 28 
sense of place. 29 

(f) Design areas near the rural edge to provide for an orderly 30 
transition between urban and rural environments. 31 

(g) Encourage the integration of sustainable or innovative design 32 
elements to reinforce the sense of place in South Hillsboro. 33 

(5) Design attributes 34 

(a) Design of fences, walls, hedges, and berms should integrate into 35 
the urban environment by: 36 

(i) Balancing the need for privacy with the need to maintain 37 
connections between properties and neighborhoods; and, 38 
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(ii) Utilizing sight-obscuring fences and walls only to screen 1 
mechanical systems, waste facilities, or other “back-of-2 
house” support services. 3 

(b) Street and other exterior lighting should provide for security and 4 
extended use of properties into nighttime hours, while ensuring an 5 
environmentally sensitive and energy efficient nighttime 6 
environment that includes the ability to view the stars against a 7 
dark sky from residential and other appropriate viewing areas. 8 

(c) Site design should support Crime Prevention through 9 
Environmental Design principles as outlined in the Hillsboro 10 
Community Development Code3. 11 

(d) Encourage housing designs that incorporate innovative, 12 
environmentally sustainable approaches such as energy-efficient 13 
construction, water-efficient fixtures, photovoltaic panels, recycled 14 
and regional materials, water-efficient landscaping, and similar 15 
techniques. 16 

(e) Low-impact design approaches for stormwater management 17 
should be encouraged in cases where: 18 

(i) The design of the facility is compatible with publically-19 
maintained infrastructure and is approved by City of 20 
Hillsboro Public Works Engineering; and, 21 

(ii) The facility is operated and maintained by a commercial 22 
business association or similar entity pursuant to a 23 
management agreement acceptable to the City of 24 
Hillsboro. 25 

(f) Utilize landscape features for commercial, multifamily, other 26 
medium to high density residential and mixed use development to: 27 

(i) Visually enhance development projects and provide a 28 
buffer between potentially conflicting uses; 29 

(ii) Minimize water consumption for landscape management 30 
through the use of native or non-invasive drought tolerant 31 
species; 32 

(iii) Provide opportunities for on-site stormwater management, 33 
consistent with the overall approach to stormwater 34 
management described in the Appendix of this section; 35 
and, 36 

(iv) Minimize heat islands and reduce overall energy use by 37 
using shade vegetation. 38 

                                                
3
 Community Development Code Section 12.50.940. 
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(g) Buildings should be placed to optimize solar access and 1 
orientation. 2 

(C) Housing 3 

Objective: South Hillsboro shall provide opportunities for a range of housing 4 
densities and types intended to reduce land and infrastructure costs, increase 5 
transit feasibility and provide opportunities for residents with a range of incomes 6 
to live in South Hillsboro. These opportunities include detached and attached 7 
single family units, townhomes and row houses, apartment flats, condominiums, 8 
co-housing and other alternative housing options. 9 

(1) Planned residential densities within the South Hillsboro Community Plan 10 
area shall reflect Metro’s 2011 UGB expansion decision regarding 11 
maximum South Hillsboro residential capacity while being consistent with 12 
densities established by HCP Section 14. Comprehensive Plan Maps. 13 
Subsection (B) and HCP Section 3. Housing. Subsections (B), (C) and 14 
(V). 15 

(2) Provide for attached single-family or multi-family housing sufficient to 16 
provide for ongoing citywide compliance with the Metropolitan Housing 17 
Rule.4 18 

(3) Achieve or exceed an overall density of 23 dwelling units per acre in the 19 
Town Center and 18 dwelling units per acre in the Village Center. 20 

(4) Provide a range of housing types and products appropriate to the goals of 21 
each zoning designation and that meet the needs of people in a range of 22 
household incomes and structures, including:  23 

(a) Locating workforce/affordable housing near transit and other 24 
services; 25 

(b) Encouraging different levels and types of affordable housing 26 
throughout the community, rather than concentrating affordable 27 
housing in a way that would create a recognizable low-income 28 
district; and, 29 

(c) Dispersing housing for the elderly, disabled, developmentally 30 
challenged and low income citizens throughout residential 31 
neighborhoods in areas that are close to schools, services, parks, 32 
shopping and employment centers. 33 

                                                
4
 Metropolitan Housing Rule requirement per OAR 660-007-0000: “The purpose of this rule is to assure opportunity for the provision 

of adequate numbers of needed housing units and the efficient use of land within the Metropolitan Portland (Metro) urban growth 
boundary, to provide greater certainty in the development process and so to reduce housing costs. OAR 660-007-0030 through 660-
007-0037 are intended to establish by rule regional residential density and mix standards to measure Goal 10 Housing compliance 
for cities and counties within the Metro urban growth boundary, and to ensure the efficient use of residential land within the regional 
UGB consistent with Goal 14 Urbanization. OAR 660-007-0035 implements the Commission's determination in the Metro UGB 
acknowledgment proceedings that region wide, planned residential densities must be considerably in excess of the residential 
density assumed in Metro's "UGB Findings". The new construction density and mix standards and the criteria for varying from them 
in this rule take into consideration and also satisfy the price range and rent level criteria for needed housing as set forth in ORS 
197.303.” 
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(5) Provide for emerging housing product types including cottage housing, 1 
Accessory Dwelling Units and Live-Work spaces as appropriate to the 2 
underlying zoning designation. 3 

(6) Higher-density housing developments should provide shared courtyard or 4 
other recreational or gathering spaces. 5 

(7) Encourage the development of housing products that integrate new 6 
designs or that utilize emerging techniques as demonstration projects to 7 
showcase or prototype innovative and sustainable approaches to 8 
residential development. 9 

(D) Employment 10 

Objective: South Hillsboro offers a range of employment generating uses, 11 
especially in mixed-use areas and commercial nodes. 12 

(1) Encourage a mix of employment opportunities, including retail and office 13 
jobs in the Town and Village Centers.  14 

(2) Encourage live-work spaces in mixed-use and medium to high density 15 
residential use areas. 16 

(E) Transportation 17 

Objective: The South Hillsboro Community Plan transportation network provides 18 
circulation and greenspace systems that promote walkability and multi-modal 19 
transportation options to accommodate pedestrians, bicycles, transit riders, 20 
freight, and automobiles. 21 

(1) System design 22 

(a) Implement the multi-modal5 transportation system (described in 23 
the Appendix to this section) South Hillsboro Community Plan 24 
through strategic public investments in arterial and collector road 25 
system improvements (illustrated in Figure 31-4) that safely 26 
accommodate all modes of travel.   27 

(b) Develop Cornelius Pass Road as a Arterial through the South 28 
Hillsboro planning area to create a north-south spine for the 29 
community, including: 30 

(i) Extension of Cornelius Pass Road across Tualatin Valley 31 
Highway and the railroad tracks consistent with the 32 
approved Oregon Department of Transportation Rail Order 33 
#51058 (RX1695); and, 34 

(ii) Closure of the existing at-grade crossing at SW 229th 35 
Avenue to as required by the rail order. 36 

                                                
5
 Multi-modal facilities are transportation facilities that accommodate people who walk, bike or use mobility devices, as well as cars 

and transit. 



Section 31, Hillsboro Comprehensive Plan 

September 17, 2014 Section 31, Hillsboro Comprehensive Plan Page 10 of 30 

W:\Land Use Case Files\Comprehensive Plan Amendments\_2014 Comp Plan Amendments\HCP 004-14 South Hillsboro 
Community Plan JR\Planning Commission\PC 9-24-14\Attachments\HCP Section 31 - 9.17.2014.docx   

(iii) Throughout South Hillsboro, Cornelius Pass Road should 1 
be designed to support a 35 mph posted speed limit, with a 2 
25 mph limit in the Village Center. 3 

(c) Prioritize critical transportation improvements that support early-4 
stage development including: 5 

(i) Extension of Cornelius Pass Road south of Tualatin Valley 6 
Highway to the Blanton-Alexander Road extension, 7 
including a new rail crossing; and, 8 

(ii) East-west Blanton-Alexander road extensions. 9 

(d) With consultation and coordination with TriMet, construct a transit 10 
facility in the Town Center to function as a future transit hub for 11 
citywide and regional transportation, designed to support potential 12 
future development of: 13 

(i) Local and regional bus service, including frequent service 14 
routes; 15 

(ii) High-capacity transit service, including potential bus rapid 16 
transit, streetcar, light rail, or commuter rail routes within or 17 
adjacent to the Town Center; and, 18 

(iii) Transit-supportive resources including park and ride lot 19 
capacity, rider and operator amenities, and related 20 
facilities. 21 

(e) Design and develop a grid system that facilitates access, 22 
connectivity, and circulation throughout South Hillsboro, 23 
integrating: 24 

(i) Streets of all types including arterials, collectors, local 25 
roads, and alleyways; 26 

(ii) Sidewalks and pedestrian crossings associated with all 27 
street types and major intersections; 28 

(iii) On-street bicycle facilities, including cycle tracks, bicycle 29 
lanes and shared roadways, depending on street design 30 
and traffic levels and speeds; 31 

(iv) Off-street pedestrian and/or bicycle trails and paths; and, 32 

(v) Citywide and regional transportation networks. 33 

(f) Ensure connectivity in all directions, including: 34 

(i) North-south connectivity designed to serve regional needs, 35 
and; 36 

(ii) East-west connectivity designed to provide neighborhood 37 
access to existing and future amenities. 38 
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(g) Merge Century Boulevard with 229th Avenue. 1 

(h) Require multi-modal facilities as part of development entitlements 2 
throughout the South Hillsboro Plan area. 3 

(2) System attributes 4 

(a) Design streets to incorporate urban design concepts and themes 5 
described in the Urban Design policies enunciated in Section 6 
31(II)(A), as appropriate to the context. 7 

(b) Ensure block sizes enable pedestrian and non-motorized 8 
vehicular movement by limiting block size or including mid-block 9 
pedestrian access when blocks must exceed the optimum size. 10 

(c) Require cycle tracks, bicycle lanes or other similar bicycle facilities 11 
on all collector and arterial streets. 12 

(d) Construct continuous sidewalks on both sides of roads to 13 
maximize walkability. 14 

(e) Limit access along 209th Avenue by minimizing intersecting roads 15 
and driveways. 16 

(f) Utilize design techniques for roadways classified as Active Use 17 
Streets as identified in the Appendix of this section that emphasize 18 
pedestrian orientation and safety, including but not limited to: 19 

(i) Sidewalk widths of 12 feet or higher; 20 

(ii) High-visibility crosswalks and crossing aids 21 

(iii) Tight curb radii and curb extensions; 22 

(iv) Parking restrictions or other provisions at corners to reduce 23 
pedestrian conflicts; 24 

(v) Enhanced sidewalk or pedestrian lighting; and, 25 

(vi) Other design features which support traffic calming and 26 
mitigate potential conflicts between road and sidewalk 27 
users. 28 

(g) Allow low-impact design approaches for stormwater management 29 
in public rights-of-way only as they are approved for use and 30 
ongoing maintenance by City of Hillsboro Public Works 31 
Engineering. 32 

(F) Public Utilities 33 

Objective: Provision of adequate public utilities and facilities is coordinated with 34 
orderly, efficient, and timely development 35 
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(1) Ensure that public utilities such as water, wastewater and storm drainage 1 
facilities (as conceptually illustrated in Figures 31-7, 31-8, and 31-9) are 2 
designed on an area-wide basis and are adequate to meet the needs of 3 
development as it occurs. 4 

(2) Phase the provision of infrastructure improvements with incremental 5 
development activity. 6 

(3) Evaluate per unit public utility development costs and ensure adequate 7 
financing for needed public service extension (e.g., streets, sewer, water 8 
and storm drainage).  9 

(4) Establish a financing mechanism acceptable to the City, property owners 10 
and developers that will: 11 

(a) Generate revenue for infrastructure construction prior to 12 
development; and, 13 

(b) Produce funding streams associated with construction through the 14 
use of System Development Charges, Transportation 15 
Development Taxes, and other fees or charges as may be 16 
adopted by the City. 17 

(5) Place utilities underground wherever possible. When utilities cannot be 18 
placed underground, they should be designed and placed in a manner 19 
that mitigates visual impact while maintaining safety and reliability. 20 

(6) Utility installations in natural areas should be designed to minimize visual 21 
impact and disturbance to habitat. 22 

(7) Encourage the provision of broadband (fiber) network connectivity to all 23 
development sites, including single-family homes. 24 

(G) Public Facilities and Services 25 

Objective: Public facilities and services such as police, fire protection, libraries 26 
and schools are adequate to serve development as it occurs within the South 27 
Hillsboro area. 28 

(1) Overall system 29 

(a) Provide civic resources throughout South Hillsboro, including: 30 

(i) Gathering places that support and enhance a sense of 31 
community and social interaction; 32 

(ii) Schools; 33 

(iii) A Hillsboro Public Library branch; 34 

(iv) Police and fire substations or offices; 35 

(v) Indoor community and recreational center space; and, 36 
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(vi) Non-recreational public facilities such as community 1 
gardens, public plazas, pocket greens, etc. 2 

(b) To the extent possible, ensure that public facilities are made 3 
available as development occurs. 4 

(c) Locate civic resources in prominent locations to create 5 
neighborhood identity and encourage public use. 6 

(d) Where complementary facilities are co-located, ensure that they 7 
are designed such that access between them is safe and 8 
convenient for pedestrians and bicyclists. 9 

(2) Schools 10 

(a) Identify adequate land to ensure provision of K-12 educational 11 
facilities on sites consistent with the school facility master plans of 12 
Hillsboro School District 1-J (minimum of three to four sites in the 13 
2011 UGB expansion area) and Beaverton School District 48, as 14 
applicable. 15 

(b) Optimize the ability to walk or bike to school sites using a network 16 
of street sidewalks and paths through parks or open space 17 
corridors, as shown in Figure 31-5. 18 

(c) Avoid separation of adjacent schools and parks by streets other 19 
than local roads. 20 

(3) Public Safety 21 

(a) Create neighborhoods with strong identities that encourage 22 
community-based policing and preventive programs for 23 
emergency services. 24 

(b) Design a connected circulation system that will ensure rapid 25 
response times for emergency services. 26 

(c) Identify a preferred location for a fire station to serve the South 27 
Hillsboro community. 28 

(H) Parks, Recreation, and Open Space 29 

Objective: Active and passive recreational areas are provided within the South 30 
Hillsboro area in accordance with the Community Plan text and general location 31 
of identified park areas as shown on the South Hillsboro Community Plan Land 32 
Use Map. 33 

(1) Overall system 34 

(a) Parks facilities shall include a community park, a system of 35 
neighborhood parks, an indoor recreation center, a looped trail 36 
system, and other facilities as necessary to meet the need for 37 
parks in South Hillsboro, as determined by the City of Hillsboro 38 
Parks and Trails Master Plan standards. 39 
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(b) Parks shall be developed pursuant to the park design and trail 1 
design guidelines prescribed in the City of Hillsboro Parks and 2 
Trails Master Plan. 3 

(c) The number, size and location of parks shall be consistent with 4 
Figure 31-5, the policies below and the information and criteria in 5 
the Appendix of this section. 6 

(2) Locations 7 

(a) Locate parks and open space of varying scales and character 8 
throughout the plan area to ensure equal access. 9 

(b) Encourage the collocation of schools, parks, open space, and 10 
civic resources.   11 

(c) Locate parks adjacent to a local or collector street, such that 12 
adjacent complementary facilities (including, but not limited to, 13 
schools) are not separated by a collector or arterial street. 14 

(d) Integrate open space and both on-street and off-street pedestrian 15 
and bicycle facilities to create safe and enjoyable connections 16 
between surrounding neighborhoods and local schools, parks, 17 
open spaces, and civic resources.  18 

(e) Locate play areas for children within a ½ mile walking distance 19 
from schools and homes. 20 

(f) Utilize the BPA transmission corridor as a recreational asset, trail 21 
connection and greenspace corridor. 22 

(g) Neighborhood parks shall be of an adequate size to meet City 23 
Park design standards and programming needs and consistent 24 
with the City of Hillsboro Park and Recreation Master Plan. 25 

(3) Design attributes 26 

(a) Parks shall be designed to maximize integration with and 27 
accessibility from adjacent neighborhoods. Parks should not be 28 
landlocked or have only one access path. 29 

(b) Capitalize on open space opportunities to provide visual relief as 30 
well as environmental benefits within developments as part of the 31 
entitlement process. 32 

(c) Incorporate trails/passive recreational opportunities along the 33 
edges of greenspace areas. 34 

(d) Design trails to encourage ease of use, including: 35 

(i) Designated trailheads with auto and/or bicycle parking 36 
where appropriate; 37 
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(ii) Pedestrian crossings including safety and visibility 1 
features; 2 

(iii) Gateway features; 3 

(iv) Identification of key attractions including natural resource, 4 
view corridors, etc. 5 

(e) Encourage trail designs that minimize potential conflicts with 6 
adjacent land uses and that mitigate potential hazards, including: 7 

(i) Placement of trails perpendicular to residential building 8 
entries (along the sides of residences rather than across 9 
their front); 10 

(ii) Trail crossings at corners rather than mid-block, except 11 
where pedestrian crossing protections can be provided. 12 

(f) Discourage routing of designated pathways over residential 13 
sidewalks except where necessary to provide network continuity 14 
or to address other routing or design conflicts. 15 

(g) Design trails and pathways to safely accommodate a variety of 16 
users. 17 

(h) Design planters, landscaping, and other elements to maintain 18 
visibility into and out of parks and open space areas. 19 

(I) Natural and Cultural Resources 20 

Objective: Provide, protect and maintain wildlife habitat and corridors (as 21 
illustrated in Figure 31-10) throughout the community, connecting east-west 22 
stream corridors with north-south wildlife travel corridors.  Protect archaeological 23 
sites within South Hillsboro. 24 

(1) Preservation 25 

(a) Encourage preservation of specimen trees and other identifying 26 
natural resources. 27 

(b) Encourage preservation of riparian/upland forest connecting 28 
mature forest patches to creek and river wildlife travel corridors. 29 

(c) Identify and preserve cultural resources throughout the 30 
development process. Require compliance with applicable State 31 
and Federal law governing conservation and management of 32 
cultural and archaeological resources. 33 

(d) Natural resources determined to be significant and their Impact 34 
Areas will be added to the Significant Natural Resource Overlay 35 
(SNRO) district. 36 

(2) Enhancement 37 
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(a) Expand future greenspaces to improve connectivity with the 1 
Tualatin River and other citywide trail resources including but not 2 
limited to the Crescent Trail system. 3 

(b) Restore wetlands in mapped hydric soil areas around the Gordon 4 
Creek, Rosedale Creek and Butternut Creek tributary headwaters. 5 

(c) Natural and cultural resource management should consider both 6 
resource preservation/enhancement and access via development. 7 

(d) Manage the BPA corridor and wetland corridors as an overall 8 
greenspace network. 9 

(3) Impact mitigation 10 

(a) Maintain wetland/stream hydrology in sub-basins through 11 
development of a stormwater master plan. 12 

(b) Identify and incorporate natural resources including wetland 13 
corridors and habitat areas into development plans. 14 

(c) Encourage the use of natural features to buffer nearby agricultural 15 
uses. 16 

(d) Encourage the use of Habitat Friendly Development Practices and 17 
Habitat Benefit Areas, potentially including Low Impact 18 
Development (LID) techniques, designed to reduce environmental 19 
impacts of new development and remove barriers to their use, as 20 
deemed acceptable by City of Hillsboro Public Works. 21 

(e) To the extent feasible, mitigate impacts on natural resources 22 
resulting from infrastructure placement. 23 

(f) Landscaping shall be designed to be compatible with (and not 24 
invasive to) natural resources. 25 

(iii) Implementation 26 

(A) Transportation Financing Program 27 

Objective: To identify funding sources for key transportation infrastructure prior to 28 
development. 29 

Except as provided in Section 31(III)(B), the City will not adopt city zoning or 30 
approve development in the South Hillsboro Plan Area until a transportation 31 
financing program (“Financing Program”) has been approved by the City in 32 
coordination6  and agreement7  with Washington County, and the requirements of 33 
Transportation Planning Rule (OAR 660-012-0060)(TPR) have been met for the 34 

                                                
6
 “Coordination” shall be undertaken in accordance with the coordination standard in Oregon Statewide Planning Goal 2 and ORS 

197.015(5). 

7
 As used in this section, “agreement” shall mean City and County administrative concurrence as to elements of the financing 

program pertaining to County roads.  Actual financial contributions shall be subject to final approval by funding agency.  
“Agreement” shall not require any review and approval of the financing program by the County Board of Commissioners. 
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entire South Hillsboro Community Plan Area.  The Financing Program should 1 
identify transportation improvements required to address development of the 2 
South Hillsboro Plan Area and identify funding sources and the responsible party.  3 
If the Financing Program includes new implementing mechanism, the Program 4 
should identify a process and timing for adopting any implementing ordinances or 5 
administrative mechanism(s). 6 

(B) Infrastructure Improvements 7 

Objective: To allow timely development of key infrastructure improvements. 8 

Notwithstanding anything in Section (31)(III)(A), the City may approve a zone 9 
change and/or development as necessary for the construction of infrastructure 10 
improvements including: 11 

(1) Transportation improvements, including arterial, collector and local streets 12 
(consistent with TSP and depicted on Figure 31-4); 13 

(2) Water or sewer lines in arterial, collector or local streets as depicted in 14 
Figures 31-7 and 31-8. 15 

(3) Other water, sewer or storm water infrastructure consistent with Figure 16 
31-9. 17 

Development approval may include land divisions, mass site alterations, mass 18 
grading, and building permits necessary for the construction of the listed 19 
infrastructure.  Development approval may not include habitable structures or 20 
buildings8. 21 

(C) Annexation Agreements 22 

Objective: To ensure that when property annexes into the City, the scope and 23 
timing of subsequent development of the property occurs in a manner that 24 
facilitates the timely and equitable construction of necessary infrastructure 25 
improvements. 26 

An annexation agreement is an agreement between the City and the owner(s) of 27 
the property to be annexed.  The agreement is intended to describe the process 28 
and the parties’ commitments regarding the subsequent development of the 29 
property and the infrastructure necessary to support the development. An 30 
annexation agreement must address at least the following elements to the City’s 31 
satisfaction: 32 

(1) Background 33 

(a) A legal description of the property. 34 

(b) The current zoning. 35 

(c) The proposed zoning as depicted on the City Zoning Strategy, 36 
Figure 31-3. 37 

                                                
8
 “Building” is defined as “a structure having a roof supported by columns or walls, which is built for the support shelter or enclosure 

of persons, animals, or property of any kind.” (CDC Sec. 12.01.500). 
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(d) The owner’s proposed zoning if different from the zoning depicted 1 
on Figure 31-3. 2 

(e) The owner’s intended urban use of the property in sufficient detail 3 
to allow the City to determine the public facility impacts and 4 
required infrastructure improvements necessary to support the 5 
intended use. 6 

(2) Owner Commitments 7 

(a) The owner, at the owner’s sole expense, will prepare and submit 8 
to the City, either prior to or as part of a development application, 9 
a traffic impact study (“TIA”) that describes: 10 

(i) the existing transportation facilities that serve the property, 11 
including the existing and planned capacity of  the 12 
facilities, 13 

(ii) the proposed urban use of the property, 14 

(iii) the transportation impact of the use at full build-out, and 15 

(iv) any improvements necessary to accommodate the 16 
proposed urban use. 17 

(b) To limit development of the property such that it will not exceed 18 
the capacity of affected transportation facilities, as determined by 19 
the TIA, including any improvements proposed as part of the 20 
development. 21 

(c) To pay a fee in lieu of construction costs equal to a proportionate 22 
share of the impact of the owner’s development on existing 23 
transportation facilities. 24 

(d) Authorize the City to limit or condition any land use entitlements 25 
consistent with the analysis in the TIA, as determined by the City, 26 
to ensure that adequate public infrastructure is available to serve 27 
the proposed development. 28 

(3) City Commitments 29 

(a) To initiate the process to rezone the property to the appropriate 30 
City zone at the time of annexation or such other time as the 31 
parties agree. 32 

(b) To apply City zoning that is generally consistent with the Zoning 33 
Strategy depicted in Figure 31-3. 34 

(4) General Provisions 35 

(a) The City will not approve “vertical” development of the property 36 
(i.e. any structure intended for human occupation or commerce 37 
except as necessary for construction of public facilities, such as a 38 
construction trailer), until it approves a Financing Program for the 39 
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South Hillsboro Plan Area and any implementing ordinances are 1 
adopted and effective. 2 

(b) The parties intended schedule of significant development-related 3 
events, including annexation, zone change, land division and 4 
development review.  5 

(c) [Other] [NOTE:  Retain space here for possible text regarding 6 
Development Agreements if determined necessary.]  7 

(D) Governance and Annexation 8 

Objective: A formal Memorandum of Understanding (MOU) or other 9 
appropriate agreement with Washington County should be finalized that 10 
acknowledges the City as the ultimate urban service provider and local 11 
governance body for the entire South Hillsboro planning area9.  12 

(1) Ensure urban service agreements between the City, County and Special 13 
Districts support implementation of the South Hillsboro Community Plan. 14 

(2) Require annexation of property as a prerequisite for City zoning or 15 
extension of city utilities and services. The zoning that will be applied will 16 
be determined by the City’s Comprehensive Plan Map designation for the 17 
property. 18 

(E) Zoning Strategy and Implementation Measures 19 

The land use designations shown on the South Hillsboro Community Plan Map 20 
(Map 31-1) will be implemented through appropriate city zones consistent with 21 
the Zoning Strategy Map (Figure 31-3) applied by the City following annexation of 22 
property in the South Hillsboro Community Plan area. City zones identify 23 
permitted uses, minimum densities and floor area ratios as appropriate, and 24 
development and design standards applicable to the South Hillsboro planning 25 
area. Planned Unit Development Overlay zones may also be used to implement 26 
the development and design standards.  City zones shall be  27 

The following table is an example of the types of City zones that may be applied 28 
within the South Hillsboro Community Plan area based on the City’s adopted 29 
Comprehensive Plan designations for the South Hillsboro Community.  Zones 30 
should be applied with appropriate flexibility to achieve desired housing and 31 
employment capacity, density and diversity, as set forth in the South Hillsboro 32 
Community Plan: 33 

 

PLAN 

DESIGNATION: 

RL RM RH R-MR MU FP OS* PF* 

ZONE:         

                                                
9
 The City managed the South Hillsboro Community Plan effort at the request of Washington County. 
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PLAN 

DESIGNATION: 

RL RM RH R-MR MU FP OS* PF* 

SFR-6 X        

SFR-7 X        

SFR-8.5 X        

SFR-10 X        

SFR-4.5  X       

MFR-1  X       

MFR-2   X      

MFR-3    X     

MU-VTC**     X    

OS (new)**       X  

PF (PF)**        X 

RFO      X   

** New zones to be created and adopted following adoption of CDC. 1 

(1) Future development in the South Hillsboro Plan area will comply with the 2 
land uses, infrastructure financing and other fundamental components of 3 
the South Hillsboro Community Plan (see Appendix 31). 4 

(2) Land use regulations applicable to the South Hillsboro Community will 5 
facilitate consistent urban design and street standards (including “green 6 
street” requirements) that reflect the design concepts and themes 7 
established for the South Hillsboro Community. 8 

(3) Land division (partitions and subdivision) within the South Hillsboro 9 
Community Plan area will be processed in accordance with HMC 10 
12.80.090 - .098 and HMC 12.70.050 (Type III Procedure review) or 11 
future land division and procedural regulations of the City.  If a person 12 
submits a subdivision application on property with multiple residential 13 
zoning designations, the City may allow the person to blend those 14 
residential densities and uses over the project site through a Planned Unit 15 
Development process. Blended residential densities and uses may 16 
require transitional buffering at the project edges to provide compatibility 17 
with dissimilar adjoining uses or plan designations. Non-residential uses 18 
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should occur only at the location and intensity identified in the South 1 
Hillsboro Community Plan. 2 

(4) Large scale development within the South Hillsboro Community Plan 3 
General Land Use Plan Map area shall be developed using the Planned 4 
Unit Development (PUD) entitlement process established in HMC 5 
12.80.120 and 12.80.122, as amended, or future planned unit regulations 6 
of the City.  Notwithstanding these requirements, open space provided 7 
through individual entitlement actions shall be based on parks and open 8 
space parameters established in the South Hillsboro Community Plan. 9 

(5) Implementation measures contained in HCP Section 2. Urbanization, 10 
Subsections (IV)(A)(1-5), (IV)(B), (IV)(D), (IV)(H), (IV)(I), (IV)(J) and 11 
(IV)(M)  shall apply to developments within the South Hillsboro 12 
Community Plan area. 13 

(6) Identified infrastructure funding options and phasing to ensure their 14 
development concurrent with land development shall form the basis for 15 
publically funded infrastructure provision. 16 

(iv) Figures 17 

Figure 31-1: South Hillsboro Plan Area 18 

  19 
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Figure 31-2: Comprehensive Plan 1 

 2 

  3 
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Figure 31-3: Zoning Strategy 1 

  2 
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Figure 31-4: Streets 1 

  2 
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Figure 31-5: Parks, Trails, Schools, and Open Space 1 

 2 

  3 
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Figure 31-6: Gateway Opportunities 1 

  2 
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Figure 31-7: Existing and Future Water System 1 

2 
   3 
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Figure 31-8: Existing and Future Sewer Facilities 1 

2 
  3 
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Figure 31-9: Proposed Stormwater Ponds 1 

  2 
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Figure 31-10: Natural Resources Framework 1 

 2 


